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CIC is the representative forum for the professional 
bodies, research organisations and specialist business 
associations for professional services providers in the 
construction industry. It provides a single voice for 
professionals in all sectors of the built environment 
through its collective membership of 500,000 individual 
professionals and 25,000 firms of construction consultants.

CIC seeks to raise standards, improve practice and 
ensure delivery. It works with government to review both 
legislation and policy to remove obstacles to sustainable 
development and promote collaboration within the 
construction professions, in the context of furthering a low 
carbon economy.

CIC is based in the Building Centre, 26 Store Street, 
London WC1E 7BT. A full list of CIC members can be 
found on the CIC website at www.cic.org.uk. 

For further information please contact  
Ciaran Molloy at cmolloy@cic.org.uk
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As part of a 
“joined up” 
approach to 
managing our 
built environment 
we need 
investment not 
just in buildings 
but in place 
making.  One 
area which we 
need to look at 
again is water 
management, 
both on a local 
level through 
methods such 
as sustainable 
drainage and 
also how we deal 
with large scale 
flooding through 
adaptation and 
mitigation. 

 

A sustained 
investment 
programme in 
housing is vital. 
The numbers of 
homes under 
construction has 
been running 
at about half 
those needed 
for our growing 
population 
for some 
considerable time. 
This is a crisis. 
Many more, well 
designed homes 
in communities 
which are vibrant 
and sustainable, 
are needed.

Good, properly 
planned, transport 
connections, 
can kick-start 
economic 
regeneration. 
New facilities 
are needed in 
relation to road, 
rail, sea and air 
transport along 
with a renewed 
commitment to 
maintenance, 
resilience and 
upkeep.  

Quality 
construction 
provides long 
term value. We 
have to build 
more but we 
also have to 
build better. 
Good standards 
of construction 
must never be 
sacrificed in 
pursuit of the 
cheapest option.  

After a period of 
intensive change, 
the planning 
system needs 
time to “bed 
down”. There 
also needs to be 
a co-ordinated 
approach to 
strategic planning 
in the widest 
sense to create 
the landscape and 
built environment 
which balance 
economic growth 
with sustainable 
living. 

Construction 
is an industry 
notoriously prone 
to boom and bust 
cycles. There must 
be a continuing 
focus on long 
term planning 
with an emphasis 
on programmes 
which provide 
delivery, continuity 
and sustainability. 
Government can 
strongly influence 
this, as it procures 
a large portion of 
the output of the 
industry. 

Summary 
and key 
recommendations

The construction industry is a major part of our national 
economy and has an impact in every constituency in 
the land. The industry employs millions directly but it 
is also an “enabling sector” for the wider economy. 
Every £1 invested in construction generates £2.84 in 
the wider economy.  The building and upkeep of new 
offices, warehouses, homes, service facilities and new 
places generate jobs, development, and growth. Unlike 
most other economic sectors, construction activities are 
widely dispersed throughout the country. 

Any development programme has to have a 
construction component. Our health, education and 
transport systems all rely on the construction industry to 
design, build and maintain the built environment which 
underpins our social and economic frameworks. To 
achieve national economic growth in tandem with best 
value, the construction industry needs a commitment 
to a programme of investment in infrastructure; a 
commitment to quality in the built environment and;  
co-ordinated planning for construction. 
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Investment in 
skills is needed 
to produce a 
flexible, balanced 
workforce. Most 
particularly we 
need to continue 
to support skills 
development in 
relation to  new 
working methods 
such as Building 
Information 
Modelling which 
can provide lasting 
long term benefits 
in efficiency and 
cost saving. 

There must be 
a continued 
commitment 
to reducing 
carbon as this 
is a key part in 
the drive to save 
materials, reduce 
energy demand 
and deliver 
operational 
efficiencies. 

The way in which 
we build from initial 
design to choosing 
the contractor (i.e. 
our procurement 
systems) must be 
carefully thought 
through so that we 
can achieve more 
for less. 

The development 
of collaborative 
strategies within 
the professions 
and in the wider 
construction 
industry is a 
vital element 
in the search 
for innovative 
solutions which 
promote a lean 
efficient sector 
and act as a 
springboard for 
exporting UK 
expertise abroad. 

Further fiscal and 
financial devolution 
of power and 
responsibility to 
city regions and 
local authorities 
can spur local 
initiative but any 
devolution of 
powers has to 
be matched by 
a devolution of 
resources. 

We must focus on 
building safely in 
addition to building 
well. A healthy built 
environment in 
which structures 
are designed so 
that they can be 
easily erected, 
maintained, 
adapted and 
eventually 
demolished must 
be the goal. On 
construction sites, 
there has to be 
zero tolerance 
of fatalities and 
injuries. 
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Key Recommendations
Housing 
There is a crisis in all sectors of housing affecting 
affordability and access to the housing market. Huge 
sums are spent on housing benefits which could 
be better used to construct homes and generate 
jobs. The latest figures show that the number of 
new homes built each year in the UK is around 
100,000 below the 250,000 which are the minimum 
needed. We must increase this number, especially 
for the affordable sector. These homes have to be 
of a suitable quality and size to allow for changing 
and diverse needs. In particular we recommend the 
following.
●	� A fresh look at the funding of affordable housing 

as a whole; and that
●	� Local authorities should be allowed, and 

encouraged, to sensibly borrow to build new 
homes.

●	� Innovations, such as off-site building methods, 
can promote large scale housing development. 

Land use planning 
After a long period of change, the new planning 
system needs to be allowed to “bed down”. Some 
improvements, however ought to be considered.
●	� It is essential that an adopted local plan is in place 

along with a five year land supply in every local 
authority. 

●	� As land supply is a critical factor, particularly for 
new housing, Local Authorities and other public 
bodies need to bring forward more land for 
development. 

●	� On occasion, flexibility is needed to permit large-
scale housing in sustainable locations, (e.g. a 
new Garden City), as this may be preferable to 
developing multiple small sites for which it is less 
easy to provide infrastructure.   

●	� More effective strategic planning particularly at 
the sub-regional level is needed to drive forward 
economic regeneration.

Transport 
Sustained investment in transport is essential 
as a catalyst for economic growth. However the 
slow speed of decision-making is hampering the 
construction industry. 
●	� The next government needs to rapidly respond 

to the choice of airport options following the 

Davies Commission report. As with any new 
development, the chosen option needs to be co-
ordinated with other modes of transport.

●	� In relation to the rail network, preparatory work 
should start on the proposed high speed lines 
HS2, phase 2 and HS3. 

●	� While we support and endorse the establishment 
of a government-owned company to manage 
the strategic road network, we believe that the 
maintenance of the highway network (including 
local roads) should remain a key priority.  

●	� There is scope for transport planning by fully 
integrated transport authorities within city regions. 

Energy 
Energy security, affordability and the need to 
decarbonise continue as challenges both for the 
UK Government and for industry in general. Each 
of these factors must be managed carefully and a 
mixed approach is required to meet current and future 
needs.
●	� Government must do more to drive energy 

efficiency within businesses and also in relation to 
the vast number of existing buildings. In particular, 
a new approach to retro-fitting insulation to our 
ageing housing stock is needed.

●	� Technologies such as “smart metering” can 
promote changes in consumer behaviour and 
ought to be rolled out without further delay.

●	� To ensure capacity margins are not further eroded, 
government and opposition parties should 
implement Electricity Market Reform.

●	� The resilience of the generating network has to 
be considered in making decisions as to which 
projects go ahead.  

Place-making 
The built environment is an essential part of our 
quality of life. Good design and an integrated 
approach to creating communities and the landscape 
in which they sit are all vital. Central to this vision, is a 
long-term approach to creating sustainable buildings 
and infrastructure which will have a low impact on the 
environment and can be easily and safely maintained. 
●	� We need to understand that good landscape 

planning helps to make the best use of land 
by identifying the most sustainable sites for 
development. 
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●	� A commitment to cohesive national standards 
in respect to energy, water, space, access and 
security needs to be maintained. 

●	� The use and promotion of environmentally 
sustainable building designs and techniques is 
cost effective in the long term. 

●	� Make quality measurement systems such as 
Design Quality Indicators mandatory for all 
buildings procured for the public sector. 

●	� We need to reconsider the regime for energy 
savings incentives and look again at the idea 
that a refurbishment proposal should trigger a 
requirement to upgrade energy efficiency levels. 

Safety in construction and a healthy built 
environment
Real improvements in construction safety have been 
achieved in recent years, as was demonstrated on 
the 2012 Olympic sites which were built without 
fatalities. Yet there is still much to do. An awareness 
of health and safety principles has to be inculcated at 
every level, from the initial designs right through the 
construction process. 
●	� There needs to be an encouragement of “safe by 

design” principles for construction, maintenance 
and demolition as a key part of building ethically, 

together with a no-tolerance approach to health 
and safety breaches on site.

●	� Make safety training a requirement throughout the 
supply chain, with a focus on workers on small 
sites and vulnerable groups such as migrant 
workers.

●	� Promote active “education partnerships” 
between construction training institutions and the 
construction industry so that students absorb the 
principles of a health and safety culture from the 
beginning of their careers. 

●	� Health and safety is not just about accident 
prevention. The well-being of those who construct 
and also those who occupy buildings is important.

●	� Access to green space, high quality housing, 
active transport (involving walking and cycling) 
and clean air are all elements of a healthy 
built environment. Planning and creating this 
environment generates long term savings in 
health spending. 

  
Procurement 
In the past, procurement processes have often been 
wasteful. Saving costs on procurement is a central 
element in the Government’s “Construction Strategy 
2025” plan. With public sector construction contracts 

totalling more than £37bn per year, there is still plenty 
of scope for improvement. Procurement is still too 
costly and time consuming on both sides. 
●	� Improving construction commissioning skills 

across all public sector bodies and the use of 
integrated teams with performance targets, will be 
an incentive to quality and produce cost effective 
results. 

●	� In the interests of fairness, we have to make it 
easier for Small and Medium- sized Enterprises to 
have access to the procurement process. 

●	� There needs to be a move towards new outcome 
led procurement models with a clear business 
case for value. 

●	� Government should encourage the adoption 
of voluntary commitments in relation to large 
scale public projects (e.g. more than £100m in 
value) which would cover matters such as client 
leadership, sustainability, team integration, design 
quality, health and safety and a commitment to 
employing local people particularly apprentices on 
these projects.  

Skills 
There is a serious problem of both skills shortages 
and skills gaps within the construction industry. 
The industry is also disproportionally older, white, 
male and more able-bodied than other sectors. 
Construction must therefore reach out to other groups 
and encourage young people to come forward. 
●	� More effective programmes, whereby there is 

a requirement that a certain number of locally 
based workers and apprentices are employed on 
particular projects, need to be encouraged. 

●	� There needs to be outreach programmes 
in schools to highlight the range of career 
opportunities within construction and to 
encourage younger workers to join the industry, 
especially those from ethnic backgrounds. 

●	� Skills shortages, particularly evident in the 
professional sector, have to be addressed by 
a flexible migration policy. Professional training 
opportunities, both full-time and part-time, for 
construction occupations need to be encouraged 
and a cross disciplinary approach to training within 
the construction professions fostered. 

●	� The skills necessary for new systems of working, 
such as Building Information Modelling, must 
continue to be supported if the new systems are 
to achieve long term savings and efficiencies. 

●	� Utilise the infrastructure project pipeline effectively 
to assess and plan for future capability needs, 
ensuring that the UK is equipped with a highly 
skilled workforce. 

Supporting construction
Construction needs not only investment in housing, 
infrastructure and skills; it also needs a suitable 
administrative framework in which to flourish. 
Strategic planning is vital but so too is the context in 
which this planning takes place.  
●	� Local authorities could be incentivised to provide 

land for housing through targeting of City and 
Growth Deal Funds to those authorities with local 
plans and five year land supplies in place.  

●	� There could be improved co-ordination and 
evaluation across the range of current initiatives 
(e.g. Enterprise Zones, Housing Zones, City Deals 
and the Regional Growth Fund). An expert resource 
within central government is needed as a point of 
contact with local authorities to connect them with 
the local strands of funding and implementation.

●	� There needs to be clarity in the role of Local 
Enterprise Partnerships (LEPs) in relation to other 
local structures and their role in setting out the 
strategic priorities of the local area.

●	� If city regions have greater powers and fiscal 
devolution together with the flexibility to borrow 
and retain revenue generated by growth, they can 
be much more rigorous in pursuing co-ordinated 
programmes of development and construction 
which will benefit the local population. 

●	� With local authority finances under 
unprecedented pressure, administrative delays 
are occurring in development and renewal 
programmes which can kick-start economic 
recovery at a local and national level. Local 
government reform cannot be allowed to hamper 
economic development. n
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Construction matters 
Elections are fundamentally about choices and after 
the coming election, no-one is in any doubt that tough 
choices lie ahead. Certain fundamentals remain. If we 
are to go back to a pattern of consistent economic 
growth, there needs to be a sustained programme of 
national investment. Of prime importance is investment 
in the physical infrastructure of this country which 
underpins all the economic and social frameworks of 
the nation.

Investment alone however is not enough. Quality 
matters as well. Let us not repeat the mistakes of the 
past. The construction industry is a major source of 
innovation at all levels. Any building project whether it is 
a house or a piece of infrastructure such as a road or a 
sewerage plant is an operation involving several stages. 
The initial design teams will engage the necessary 
skills of professional consultants. Then, the contractors 
take over. The final part of any project is the task of 
maintenance and repair which lasts for decades to 
come. It is a complex process needing co-ordination 
and planning. 

In recent years, the industry has seen exciting 
innovations at all stages of project development. 

These include:
●	� design techniques such as Computer Aided Design 

which have now evolved to allow the creation of 
exciting buildings and structures;

●	� new applications in methods such as “off-site 
construction” whereby elements of a structure 
are assembled in factories and the modules then 
assembled on-site;

●	� a new awareness of the long term value of 
sustainable building and the importance of 
incorporating safety principles into not just the 
construction phase but also into the maintenance 
and demolition phases as well;

●	� innovation in relation to the tendering and 
procurement of buildings and structures, which 
have the potential to keep waste to a minimum;

●	 �major changes to the regulatory framework, 
particularly in relation to the planning regime, 
housing standards and reforms to the Building 
Regulations; 

●	� new systems of working (e.g Building Information 
Modelling) which establish more efficient 
relationships between professionals who design 
structures and the contractors who carry out the 
construction work and;
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Introduction

“�If we are to go back to 
a pattern of consistent 
economic growth, there 
needs to be a sustained 
programme of national 
investment.” 

●	� new systems of finance arrangements ranging from 
Local Enterprise Partnerships through to City Deals, 
Enterpise Zones and Tax Incremental Financing. 

The following pages set out a vision for the built 
environment in the years ahead. Investing in the built 
environment creates jobs, drives economic growth, 
provides a major contribution to the nation’s climate 
change commitments and results in a lasting legacy for 
generations to come.

Characteristics of the industry 
The construction industry is a major barometer of the 
nation’s economic activity. Although recent news has 
been better, the economic outcome is still uncertain. 
The full extent of the downturn in construction, together 
with the projected output to 2024, can be seen in the 
diagram overleaf from the forecasting group Experian.
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In assessing construction in relation to the wider 
economy we need to note that this  is a diverse and 
vibrant sector with certain characteristics.
1	� Size Construction is one of the largest sectors of 

the UK economy. Figures from the Department 
for Business Innovation and Skills reveal that it 
contributes almost £90 billion to the UK economy 
(or 6.7%). This sector has three main parts: the 
construction contracting industry; construction 
related professional services; and products and 
materials. In all, construction comprises over 
280,000 businesses covering some 2.93 million 
jobs. This is equivalent to about 10% of total UK 
employment. The vast majority of companies in all 
sectors of the industry are small firms. 

2	� An enabling sector In the context of the wider 
economy, construction is also an “enabling sector”, 
a sector which has a strong influence on other 
parts of the economy. Investing in construction will 
drive growth at both national and local level. The 
“stimulative” effect of investing in construction, 
with every £1 generating £2.84 in total economic 
activity, outweighs other sectors. Construction 
is also critical to the achievement of UK climate 
change targets.

3	� Public spending Construction is heavily 
influenced by direct and indirect levers from the 
public sector, which procures around 40% of the 
industry’s output, building the schools, hospitals, 
roads and other infrastructure which need constant 
refurbishment and maintenance. Commitments 
to renew and expand national infrastructure are 
therefore significant to the sector. 

4	� Regional variations While as whole construction 
output may be rising, as the recent CIOB report 
The Real face of Construction indicates, this 
masks considerable regional variations and even 
larger regional variations between sub-sections of 
the industry. This report reveals that London now 
accounts for a vast and perhaps disproportionate 
20% of all construction work. 

In a climate where public spending will 
be constrained for the medium term, the 
construction industry can promote growth in four 
important ways:
●	� by building the energy, transport and 

environmental protection infrastructure which the 
country needs; 

●	� by constructing not just more but better homes 
for people and creating the community facilities 
these neighbourhoods require;

●	� by investing in the skills that will produce the 
energy efficient, sustainable, well maintained 
structures of the future; and

●	� by achieving efficiency savings and promoting 
a long-term vision of future needs stretching 
beyond the life-time of any one parliament. 

The construction industry has a huge role to play as an 
engine for growth in the UK economy. As an industry, 
active in all parts of the nation, it can also assist in the 
vital task of re-balancing the economy, both in the 
sense of countering regional imbalances but also in 
exporting British construction expertise abroad. 

The challenge
The current economic situation is one of uncertainty 
after a severe prolonged downturn. The policy 
response to the recession over the last five years 

5	� Long term thinking Construction needs to be 
viewed in the long term. Maintained properly, 
buildings, transport facilities, coastal defences 
and power plants can last a long time but future 
needs have to be anticipated and planned for. In 
the past five years we have had the publication 
of an industrial strategy for the industry entitled 
Construction 2025 which establishes targets of 33% 
lower costs, 50% faster delivery and 50% reduction 
in greenhouse gases over the next 10 years. 
There has also been a National Infrastructure Plan 
which is renewed annually.  This is good, although 
sometimes the National Infrastructure Plan reads like 
a “shopping list” without necessarily an emphasis on 
delivery. We need to keep moving towards thinking 
long term and recognising inter-dependencies. The 
political cycle is short term but the ̀ built environment 
needs to be planned, designed, constructed and 
maintained over a much longer time span. 

Construction is an industry which has a wide embrace, 
stretching from the Computer Aided Designer (CAD) of 
a new building or project through to the person on site 
who does the manual work. It is also an industry with 
considerable export potential not only in contracting 
but also in engineering, architecture and in activities 
associated with low-carbon built environment solutions. 
Construction 2025 aims for a 50% improvement in 
exports for the industry. 

Building growth
As we emerge from the longest and deepest financial 
crisis in eighty years, there is a consensus within the 
political parties on the way forward. Growth and re-
balancing the economy are common themes. Some of 
the biggest issues in the 2015 election campaign: the 
rising costs of energy; housing the necessity for new 
infrastructure; continues as is; the need to use scarce 
resources efficiently; planning (in all senses of the 
word) and a looming skills crisis are also core issues for 
the construction industry. 

has been dramatic. Interest rates have now been at 
record lows of 0.5% since March 2009, together with 
a long programme of “quantitative easing” which 
totals 375bn. In the last five years there have been 
some tax rises together with deep spending cuts to 
some areas of public services. 

In March 2014, the Office of Budget Responsibility, 
revised their forecasts to declare that they were 
looking towards a budget which would be back 
in balance by 2018-19. While the political parties 
differ in their prescriptions on the levels of public 
spending, and/or tax rises,  years of adjustment 
still lie ahead. The well respected think tank the 
Institute of Fiscal Studies pointed out in their “Green 
Budget 2015” that “real spending cuts have been 
substantially less than originally planned, no net 
additional tax rises have been implemented, and 
tax revenues have proved less responsive to the 
economic growth we have had, than was expected. 
Difficult choices lie ahead”.

To minimise further spending cuts or additional tax 
rises which may be needed to close the gap between 
expenditure and revenue, the best way forward is  
to encourage growth. By investing in our housing 
stock and in the nation’s infrastructure we can create 
jobs not only in construction but throughout the wider 
economy. At the same time we also dramatically 
improve our quality of life. n
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A supply of adequate housing is vital to the 
UK’s economic growth and also central to the 
workload of the construction industry. As part of 
a drive to a more balanced economy we need to 
provide more homes, whether owned or rented, 
at a price which people can afford, in the places 
where people want to live and work.

We need to build enough homes to house  
our growing population. These homes have to  
be of a suitable quality and size to allow for 
changing and diverse needs. To achieve this,  
we must have: a planning system that delivers 
the land supply and sites needed; local 
authorities that are incentivised to provide  
more housing; a mortgage market that functions; 
a house-building industry with the capacity  
to deliver; sustained investment in housing  
for all types of tenure; and a range of  
ownership options. 

Housing is a complex topic with interlinked 
issues of finance, land supply, capital investment 
and planning. Some central issues, however, 
emerge in any discussion of housing in the UK. 

Three in particular stand out. 
1	 �With house-building starts in the  

UK at only 159,950 in the year 2013/ 
2014, according to DCLG statistics,  
there is a substantial shortfall in the 
number of houses which need to  
be built. 

2	� Although there are major regional 
variations, housing costs in respect to 
both renting and buying are rising.

3	� Welfare costs in the form of housing 
benefit now in excess of £20bn per 
annum, a sum far in excess of any public 
investment in housing. 

Supply shortfall
Figures from the Chartered Institute of Housing 
indicate that housing starts in the UK were 233,710 
in 2007. They fell to 114,140 in 2009 before rising to 
124,420 in 2012. As noted above, starts nationwide 
for 2013/14, were approximately 160,000, indicating 
a continuing trend to build at a level well below the 
approximately 250,000 homes that are needed.
This situation is not new. In general terms the annual 
rate of build of new homes in England has been in 
decline for more than 40 years. In particular there 
has been a long term reduction in the rate of build 
for social housing. The reduced pipeline of supply, 
which has been building for decades, is producing a 
crisis in the numbers of homes which are available.

In light of the backlog in the number of houses 
of all types  being built,  together with a growing 
population, Homes for Britain campaign describes 
the current housing situation as a crisis. The 
organisations behind this campaign are calling 
for the next government to deliver “ a plan within 
12 months to solve the housing crisis within a 
generation.”   

Increasing the UK housing supply will need fresh 
thinking. In one innovative scheme in London three 
parties:  a local authority;  a major contractor and;  
an  institutional investor have  produced a scheme 
using a new financial model which allows the local 
authority to use its  land to provide housing at no 
additional capital cost to itself.  

Quality
We need to improve the quality of housing as well 
as the supply. Creating a housing stock fit for the 
future needs a continuing commitment to strong 
quality standards. In March 2014, the Government 
announced a simplification of housing standards 
reducing the number applicable to fewer than 10.  

Housing

“�As part of a drive 
to a more balanced 
economy we need to 
provide more  homes, 
whether owned or 
rented, at a price which 
people can afford, in the 
places where people 
want to live and work.”
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Long-term changes in housing supply in England 1945-2013

● Local authorities
● Housing associations
● Private enterprise

http://www.cih.org/research
https://www.gov.uk/government/statistical-data-sets/live-tables-on-house-building
http://homesforbritain.org.uk/%22%20Homes%20for%20Britain%20campaign%20describes%20the%20current%20housing%20situation%20as%20a%20crisis.%20The%20organisations%20behind%20this%20campaign%20are%20calling%20for%20the%20next%20government%20to%20deliver%20%E2%80%9C%20a%20plan%20within%2012%20months%20to%20solve%20the%20housing%20crisis%20within%20a%20generation
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The changes under the new system include “optional 
building regulations” in relation to matters such as 
water efficiency and accessibility which would apply 
in some situations where it is right to do so. 

Although this major review of housing standards is 
not yet complete, many within the industry support 
the intention behind it, as in the past, as duplication 
of effort and inconsistences between standards 
have added to construction costs. Some aspects of 
the review, for instance the proposal to develop a 
national space standard, are particularly welcome. 
The RIBA report Building a Better Britain indicates 
that new homes in the UK are the smallest in 
Western Europe, not a statistic to be proud of. 

Constructing energy efficient homes is another 
hallmark of quality.  The Government have affirmed 
that the new zero carbon standard will come into 
force in 2016, but this still leaves open the question 
of promoting energy efficiency within the housing 
existing stock. The idea of obliging a householder 
who undertakes defined building work (such as an 
extension) to upgrade the energy efficiency of the 
dwelling at the same time has often been discussed 
in the past. Indeed, the Government rejected such 
a “consequential improvements” proposal in 2012. 

Affordable housing 
Affordable housing is housing provided at below 
market rents by local authorities and housing 
associations. The supply of this kind of housing has 
declined both in absolute terms and as a proportion 
of the housing market as a whole, from a peak of 
32% of all homes in England in 1981 to just 17% 
today. In part this is due to the impact of the right to 
buy, through which around 2 million council homes 
have been sold.

Since 2010, government funding to support the 
development of new affordable housing in England 
has been significantly reduced, with new homes 
now being built for ‘affordable’ rather than ‘social’ 
rent. In cash terms, DCLG statistics show that an 
average affordable rent is £108.58 per week for a 
one bedroom property or £112.78 for a two bedroom. 
This compares to £74.14 and £85.86 respectively for 
a social rent property with a housing association or 
£66.46 and £74.59 with a local authority.

This shift towards providing housing at higher 
costs, both as the size of the affordable housing 
sector decreases and as average rents within it 
increase, is contributing both to the growing number 
of households who have to spend an unacceptable 
percentage of their income on housing and to the 
increasing cost of housing benefit. 

In relation to affordable housing there needs 
to be a coordinated and coherent strategy that 
ensures adequate supply to the market. Specific 
changes that can be made could include:
●	 �a future government establishing a cross-

departmental group to look at funding of 
affordable housing as a whole. There is currently 
a disconnect between the capital funding being 
received from the Department for Communities 
and Local Government and housing benefit 
being paid by the Department for Work and 
Pensions.

●	� Stock owning local authorities should be allowed, 
and encouraged, to use the prudential borrowing 
capacity of their asset base to build homes or 
to support other providers; the use of prudential 
borrowing capacity should be a local decision 
and not arbitrarily restricted by the Treasury.

●	� Government should work with Housing 
Associations to unlock further investment and 
increase their capacity to play a bigger role. The 
idea of extending government guarantees to 

This measure merits re-examination.
Another aspect of quality is the issue of 

adaptability. One particular challenge in the coming 
years is our ageing population. There is already a 
growing demand for homes, involving the principles 
of inclusive design, to create  dwellings which can 
be easily adapted to suit the needs of occupants in 
their later years.

Costs 
Figures from the UK Housing Review, produced by 
the Centre of Housing Policy at the University of York  
show that in England average house prices have 
increased from £70,626 in 1996 to £246, 032 in 
2012, a three-fold plus increase in a period of less 
than 20 years. When expressed as a ratio to average 
earnings, this has also increased from 3.67 times the 
average salary to a multiple of 6.86, over the same 
period. The result is that more and more households 
are being priced out of home ownership.

There is also evidence that a growing number 
of households, both owner occupiers and renters, 
are having difficulty keeping up with the rising cost 
of housing. While it is generally accepted that no 
household should be spending more than 30% of 
their net income on their rent or mortgage, research 
carried out by the Resolution Foundation shows that 
there are 1.6m UK households for whom this figure 
is more than 50%.

Research from IPPR indicates that during 
the course of this parliament, 95 per cent of 
Government spending on housing will go through 
the benefit system with just 5 per cent invested in 
new homes. This reverses the balance of spending 
in the late 1970s. Furthermore, as the cost of 
housing rises, the total cost of housing benefit to the 
public purse is also continuing to increase.

In this scheme, the 
London Borough 
of Barking & 
Dagenham has 
entered into 
a partnership 
agreement with a 
major contractor 
Laing O’Rourke 
and an institutional 
investor to deliver 
477 homes. The 
contractor is 
building the homes 
for a council owned 
Special Purpose 
Vehicle (SPV). This 
SPV then enters into 
a “lease and lease 
back” arrangement 
with the institutional 
investor for the term 

of the agreement. 
It should be noted 
that this project was 
set up and secured 
planning permission 
in less than nine 
months from initial 
inception. Using 
innovative off-
site construction 
techniques where 
the elements 
are “built” in a 
factory and simply 
assembled on site, 
the end result is 
a series of highly 
energy efficient 
buildings delivered 
in less than 18 
months from 
starting on site. 

case study

Housing Innovation

Housing Housing
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Housing Associations would create the climate of 
confidence and certainty which will facilitate the 
delivery of additional homes. 

The three determining factors of increasing our 
housing supply are: land supply; investment and; the 
planning system. n

http://www.resolutionfoundation.org/publications/housing-pinched-understanding-households-spend-housing-costs/
https://www.gov.uk/government/statistics/social-housing-lettings-in-england-april-2012-to-march-2013
http://www.architecture.com/RIBA/Campaigns%20and%20issues/BuildingABetterBritain/BuildingABetterBritain.aspx
http://www.ippr.org/publications/benefits-to-bricks-mobilising-local-leadership-to-build-homes-and-control-the-benefits-bill
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Planning 
The planning system has in recent years undergone 
a period of considerable change. While measures 
such as the Localism Act and the National Planning 
Policy Framework (NPPF) are welcome steps towards 
reducing the complexity of the planning system and 
ensuring much-needed housing development can 
be brought forward, there now needs to be a period 
in which the system can “bed down”. 

The next government should resist the temptation 
to make further major changes to the NPPF in 
England and should encourage local authorities to 
reduce the level of local variation and complication. 
The planning process needs to be simple and timely 
in order to encourage new development. 

Local plans and land supply 
In a planning context, some of the principle obstacles 
to development, are the lack of a local plan and a 
shortage of land designated for development.  

Many authorities still do not have a plan in place.    
The lack of a local plan makes a local planning 
authority vulnerable to appeals, slowing down the 
process. Therefore, an adopted local plan and a five 
year land supply are essential.  

To remedy the current situation, measures might 
include the following.

●	� Local authorities which do not adopt a local plan 
within the agreed time should be clearly held to 
be failing.  

●	� Make it more difficult to renew planning consent 
on sites which have remained inactive.  

●	� In relation to land supply, local authorities and 
other public bodies need to  bring forward more 
land for development as part of their five year 
housing supply. 

While it is important that local authorities identify 
land and complete plans, care has to be taken that 
there is not a narrow focus on the five year criterion 
at the expense of long term housing delivery in 
sustainable locations. The RTPI have pointed out, for 
example,  that since major housing developments 
that take over five years cannot be counted towards 
land supply, this may inadvertently translate into a 
preference for smaller sites. They have suggested 
in evidence to a CLG Select Committee that  in 
cases where large scale housing is being promoted 
demonstrably and effectively, exceptions to the five 
year land supply rule should be allowed. 

Sometimes it is better to build a single new town 
as opposed to a proliferation of small scale village 
extensions. For instance, the new town of Cranbrook, 
east of Exeter provides an example of  large scale 
development  which took place despite many 
objections. 

“�The next government 
should resist the temptation 
to further alter the National 
Policy Planning Framework 
in England and should 
encourage local  
authorities to reduce  
the level of local variation 
and complication.”

Work on the first 2,900 
homes in the new town 
of Cranbrook in East 
Devon started in June 
2011. This planned 
community is close to 
road and rail networks. 
The vision is to create a 
low carbon community in 
close proximity to skilled 
employment opportunities, 
encouraging people to 
use sustainable modes 
of transport and reduce 

the need for travel by car. 
Place-shaping facilities 
in the new development 
include a country park, 
schools and community 
facilities. A district heating 
system supplying low 
carbon energy is another 
feature of the development 
of this new town. The link  
to the interactive 
masterplan gives an 
idea of the co-ordination 
underlying this project.
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case study

Cranbrook new  
town in East Devon

http://www.iviewer3d.co.uk/eed/index.htm" interactive masterplan
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/5959/1896534.pdf
https://www.gov.uk/government/publications/national-planning-policy-framework--2
https://www.gov.uk/government/publications/national-planning-policy-framework--2
http://www.planningportal.gov.uk/uploads/pins/local_plans/LPA_Core_Strategy_Progress.pdf
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Building communities
Housing is more than just a question of numbers. 
We have to think in terms of building communities, 
with the transport systems, schools, medical 
facilities and job opportunities that create good 
places to live in. A combination of properly 
resourced planning departments, effective 
partnership with the private sector and local leaders 
with vision can create vibrant communities if the 
land and fi nancing arrangements are available. 

Too often planning is viewed through the narrow 
prism of planning control. Well developed planning 
done in conjunction with the right incentives 
from central government, partnership between 
the private and public sector and a regionally 
co-ordinated vision produces regenerated and 
revitalised communities.

Looking ahead, Northstowe in Cambridgeshire 
is an example of what might be possible. This 
development  has been identifi ed as a “garden city”  
with some 10,000 new homes  which will be built on 
public sector land.   The Government have identifi ed 
“garden city” characteristics as “quality design, 
gardens, accessible green spaces near homes, 
access to employment and local amenities”.    

Strategic planning
The future well-being of communities and the 
creation of jobs in a competitive economy is being 
put at risk by the failure to integrate the provision of 
housing and necessary infrastructure and services 
across local authority boundaries. 

Many matters need co-ordination across a wider 
area than a single local authority. Examples include: 

managing river basins; planning renewable energy 
projects; providing transport links and affordable 
housing across a commuting area as well as 
guiding strategic investment in health, education 
and training. Yet this co-ordination is not happening 
as much as it should. Whilst this is a problem for 
many richer countries, it is a particularly serious 
challenge for England. The solution is a programme 
of strategic planning (i.e. planning across local 
authority boundaries).

While the “duty to cooperate” introduced in 
the Localism Act 2012 requiring local planning 
authorities to undertake meaningful discussions 
has worked well in some places, in other places it 
has not. The fundamental problem is that the duty to 
co-operate is not a duty to agree. A new framework 
is therefore needed. 

The RTPI suggest the following: 
●  Local authorities form voluntary groupings in 

geographical areas of city regions or on a county 
scale (normally aligned with Local Enterprise 
Partnerships).

●  Local authorities in these groupings agree 
housing numbers and other strategic matters in 
alignment with Strategic Economic Plans and 
City Deals agreements which give certain cities 
wider powers. 

●  That central government drive this forward with 
strong but conditional incentives in transport, 
health and skills/education spending and;

●  Local Enterprise Partnerships (LEPs) align 
economic growth plans with strategic housing 
provision plans. ■

Planning Planning
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CASE STUDY

MediaCity Salford
 

One example of 
forward thinking in 
strategic planning is 
the development of 
MediaCity in Salford.
The development of 
MediaCity in Salford 
and Trafford (Greater 
Manchester) was 
driven by draft BBC 
plans to relocate 
part of its operation 
outside London, 
with the site being 

identifi ed as a viable 
space for a large 
scale development 
project to house a 
new major media hub 
for the UK . The task 
of Salford Council 
and Trafford Council 
in combination with 
private developer, 
Peel Holdings, and 
the Manchester 
Urban Development 
Corporation, 

was to outline a 
vision for a major 
regeneration project 
of a scale that could 
accommodate 
national media 
production. While 
this example 
of successful, 
partnership led 
development is 
noteworthy in itself, 
there was also a 
crucial role being 

fulfi lled for many 
years previously by 
local government 
and business leaders 
in Manchester who 
had recognised 
the importance of 
infrastructure, and 
strived to fund its 
development, in order 
to put Manchester 
in a strong position 
to benefi t from 
such development 

opportunities. The 
Greater Manchester 
Combined Authority 
was built on an 
earlier organisation 
bringing together 
representatives of 
the 10 councils of 
Greater Manchester 
after the dissolution 
of the Greater 
Manchester County 
Council in 1986. 
This drove the 

process toward 
creating a unitary 
transport fund and 
body, Transport for 
Greater Manchester 
(TfGM), that would 
push for and develop 
crucial pioneering 
infrastructure 
projects, such as 
Metrolink, which 
underpins the 
viability of MediaCity 
as a development.

http://www.manchester.gov.uk/info/100004/the_council_and_democracy/6118/greater_manchester_combined_authority
http://www.rtpi.org.uk/media/1110489/Strategic%20Planning%20Beyond%20Cooperation.pdf
http://www.mediacityuk.co.uk/
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The UK’s ability to compete globally and also to 
generate and sustain economic growth depends 
on our infrastructure networks. These provide 
predictable energy generation and distribution, water 
supply, waste management and the transportation 
of people and essential goods into and around the 
UK. The need for new infrastructure is driven by the 
need: to tackle climate change and ensure energy 
security; to comply with environmental and public 
health standards; to maintain existing infrastructure 
as it ages; and to cope with rising demand from a 
population expected to grow 11 per cent by 2030. As 
the ICE State of the Nation report indicates we need 
to re-think how we deliver, maintain and “future proof” 
our infrastructure. 

Massive programme of building and 
renewal needed 
In any consideration of the future of infrastructure 
in the UK, three things have to be borne in mind.
●	� A massive programme of construction and 

renewal of much of our infrastructure is needed. 
●	� Much of this infrastructure renewal will have to be 

sourced from private sources.
●	� There will be a considerable impact on consumer bills.

In June 2014 the Public Accounts Committee of 
the House of Commons heard that HM Treasury 
has identified more than £375 billion of planned 
infrastructure investment which is needed. Since 
privatisation of the public utilities in the 1980s, new 
infrastructure has been increasingly financed by the 
private sector. HM Treasury expects that at least two-
thirds of the identified investment will be in sectors 

where infrastructure is financed, built, owned and 
operated by private companies and funded through 
consumer bills. 

Politically this is a sensitive issue. While median 
incomes did not rise significantly in the decade 
to 2011, energy bills rose by 44% and water bills 
by 21%, in real terms. Consumers face further 
significant increases in bills due to new infrastructure 
investment. For example, DECC is projecting that 
average household energy bills in 2030 will be 18% 
higher in real terms compared to 2013. This will have 
a disproportionate effect on low-income households 
as they spend a higher proportion of income on 
energy and water bills. 

Balancing the need to build the huge amount of 
infrastructure we need against fairness to consumers, 
who will ultimately pay the bills, is already a major 
issue. The topic has been debated extensively in 
the realm of electricity generation via the Electricity 
Market Reform but it also applies in other areas of 
infrastructure which require investment. An example 
of an innovative scheme is the finance mechanism 
behind the Thames Tideway, which will shortly 
commence construction.

Innovation in financing infrastructure (and under 
this heading we can include housing) will be very 
important in the years ahead. While willingness to 

case  study

Thames Tideway: 
financing
Thames Water, 
the biggest 
water company 
in the country 
has launched an 
innovative scheme to 
finance the proposed 
Thames Tideway, a 
huge ‘super sewer’ 

which will replace 
London’s 150 year 
old sewerage 
system. Constructing 
a 25 kilometre 
interception storage 
and transfer  tunnel 
which will run 65 
metres below the 

river,  is an expensive  
exercise. To finance 
this, Thames Water 
is providing £1.4 
bn out of the £4bn 
cost but the rest will 
come from private 
investors. The water 
company is setting 

up a new company 
that will receive a 
licence from Ofwat, 
the water regulator. 
This new company 
will construct 
the project and  
raise the finance. 
Construction of this 

massive project will 
last from 2016 until 
2023 but investors 
will receive earnings  
from the start of 
construction.  In this 
way,  it is hoped that 
sovereign wealth 
funds and pension 

funds will put money 
into the scheme.  The 
UK Government will 
act as the ultimate 
insurer. This project 
will create more than 
4,000 jobs directly 
and another 5,000 
indirectly.

Infrastructure

“�We need to re-think 
how we deliver, maintain 
and ‘future proof’ our 
infrastructure.”

● �Main tunnel  
drive site

● �Main tunnel 
reception site

● �CSO site
● �Short connections 

tunnel drive site
● �Long connection 

tunnel drive site
● �System 

modifications
● �Main tunnel
● �Connection tunnels
● �Lee Tunnel (under 

construction)

THAMES TIDEWAY TUNNEL

http://www.ice.org.uk/State-of-the-Nation
http://www.publications.parliament.uk/pa/cm201415/cmselect/cmpubacc/406/40602.htm
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/48371/5349-electricity-market-reform-policy-overview.pdf


establishment of fully-integrated transport authorities. 
We recommend that integrated transport authorities 
should have greater responsibility for all roads in their 
areas; more effective influence over bus networks; 
and a stronger obligation to promote active travel as 
an everyday choice.

Our road networks
The vast majority of UK travel is by road. Travellers 
may not recognise the distinction but there are two 
very different networks: 
●	� the strategic network of trunk roads and 

motorways (accounting for less than 3% of road 
length but around one-third of traffic and two-
thirds of freight); and

●	� the local authorities’ network.

The condition of the latter is a continuing cause 
for concern. The Annual Local Authority Road 
Maintenance (ALARM) survey found that almost 20% 
of England’s roads were in poor structural condition 
in 2014 and under half were considered to be in good 
condition. Congestion afflicts both networks, and more 
is anticipated as stronger economic growth returns 
alongside population increases both locally and 
nationally. Official data suggests that direct congestion 
costs were around £2 billion in 2010, and could rise to 
£8.6 billion in 2040.

The current Government has initiated a reform of 
England’s strategic road network. It is essential that 
this is implemented in order that funding, strategy and 
performance standards are established with much 
greater clarity and stability than has been the case. 
The reforms will also allow the construction industry 
the certainty it needs to invest in enhanced efficiency 
and capacity so that maintenance and construction 
activity delivers greater value for public money.

Our local road maintenance backlog is estimated 
at £12 billion. Government has promised £6 billion 
for England in the next Parliament , a promise which 
must be kept. Collaborative measures to promote 
good practice, such as the Highways Maintenance 
Efficiency Programme, must also be maintained and 
enhanced.

Railways
Britain’s railways have seen passenger kilometres 
double in two decades. This remarkable revival, 
however, has resulted in capacity constraints. In 
autumn 2012, 75% of morning peak hour trains into 

London had standing passengers, as did 60% into 
Leeds, and around half into Birmingham, Manchester 
and Sheffield.

Capacity and resilience
The continuing investment in increased capacity 
and resilience through electrification, signalling 
improvements and improved infrastructure asset 
management is to be commended. Also welcome 
is the emphasis on reducing the cost to taxpayers, 
but there needs to be a continued partnership with 
industry to promote efficiency and innovation.

Incremental improvement has practical limits, 
however, and can be disruptive. For this reason, the 
development of high speed inter-city rail is seen as 
the best option for increasing rail capacity, reducing 
journey times and reducing the need for emissions-
intensive short-haul flights. The development of this 
type of travel also allows existing lines to be used 
more efficiently by the rail freight industry. Accelerated 
delivery of HS2 – to Crewe in Phase 1 and Phase 2 to 
Leeds and Manchester by 2030 is a key element in 
regenerating the North of England. Similarly Trans-
Pennine investment is welcome but should be guided 
by a comprehensive understanding of regional 
transport needs and opportunities.

Air connections
High quality international connectivity is vital to the 
UK’s economic wellbeing. Our national hub airport, 
Heathrow, operates at almost full capacity, limiting 
the scope for improving connections to new markets 
and for UK connecting flights, exacerbating delays 
and undermining resilience. The Davies Commission 
will propose a solution to our capacity challenges in 
2015 and Government must act decisively and swiftly 
thereafter. 

Ports
The vast majority of our imports and exports move by 
sea. Our major ports are generally well-equipped but 
Government should ensure that economic appraisals 
of land-side access improvements recognise the wider 
economic benefits of these ports. Improvements to 
transport hubs ought to be considered at many current 
port locations. 

This would improve access on to other transport 
networks. In relation to any future port developments, 
integration with other networks needs to be considered 
at the planning stage.
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case study 

Upgrading M1 in 
Yorkshire to a “smart” 
motorway

The Highways 
Agency is using 
ground enforcing 
measures such 
as rock bolts 
and soil nails to 
strengthen the 
new embankments 
and enable the old 
hard shoulder to be 

used as a running 
lane between J39 
and J42 of the MI 
in Yorkshire. All 
this largely unseen 
work is being done 
while  the 40 million 
vehicles per year 
which use this 
stretch of road are 

kept moving.  The 
smart motorway 
concept involves 
the implementation 
of variable 
mandatory speed 
limits and the use 
of “hard shoulders” 
to increase carrying 
capacities. 

invest on a large scale in economic infrastructure 
such as new nuclear power plants is evident, 
investment in social infrastructure such as homes, 
hospitals and schools is also vital. This requires 
stability in regulatory and funding conditions, together 
with the encouragement of alternative sources of 
finance such as pension funds.

Two sectors hold key importance: energy and 
transport. In the last National Infrastructure Plan, 
these two sectors contributed approximately 90% of 
the value of the infrastructure pipeline. This trend is 
continued in the current National Infrastructure Plan 
2014, which sets out the total projected pipeline of 
planned public and private infrastructure spending to 
the end of the decade and beyond, as £460 billion. 

Transport 
The UK’s transport network has seen a tripling 
of distance travelled since the late 1950s, 

overwhelmingly through increased motoring. Road, 
rail and air networks are capacity constrained at 
critical points, affecting prosperity levels and quality 
of life. As a consequence of the recession pressures 
have eased temporarily in the past decade but while 
some underlying changes in travel behaviour are 
apparent, with economic recovery and continued 
population growth, demand is rising again and likely 
to continue to do so.

Limited capacity leaves networks vulnerable to 
shocks, and a lack of resilience to severe weather has 
caused major disruption. Often local road networks 
are in poor condition while bus use and active travel 
(i.e. walking and cycling) are in decline.

As indicated by indecision over many decades, 
the Government’s approach to competing and 
connected transport issues is not always clear. 
Considerable road, rail and air investment is expected 
in the next two decades, but it can be questioned 
whether sufficient consideration is being given to 
wider objectives or to what extent transport planning 
considers integration across different modes of 
transport. 

For transport there is a lack of an overall policy 
framework. Responsibility is largely devolved, and 
England does not have a transport strategy at all. 
Within the context of the national and regional 
framework, there is a need for a long term vision. We 
recommend development of a compelling transport 
strategy, establishing clear objectives together 
with an investment hierarchy. The relationship 
between different modes of transport; local and 
national networks and; wider economic, social and 
environmental objectives should be reconciled. 

Public transport and active travel
The larger conurbations, where growth both 
economically and in terms of population has 
occurred, are also where much of the congestion 
is found. These areas also offer the greatest 
opportunity for change. Improving the road network 
is not just about upgrading public transport but 
also involves opportunities to promote active travel, 
reconsider health and safety issues, and assist wider 
regeneration. Such joined-up thinking is not always 
apparent at present.

City regions are often the most appropriate ‘larger 
than local’ scale for understanding and managing 
travel behaviour. We want to see the trend towards 
devolution to such areas accelerated through 
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power stations closing, it is inevitable gas will 
make up the bulk of energy supply. 

●	� The reality of a privatised system is that 
investor confidence can be only achieved by 
political clarity and stability. A central platform 
for this is the implementation of Electricity 
Market Reform (EMR). Initiated in 2010, EMR 
puts in place measures to help attract the 
£110 billion investment which is needed 
to replace current generating capacity and 
upgrade the grid by 2020, as well as cope 
with a rising demand for electricity. The 
system is designed to transform the UK 
electricity sector to one in which low-carbon 
generation can compete with conventional, 
fossil-fuel generation, paving the way 
towards a cleaner and more sustainable 
energy mix.

Overall, the policy decisions made this decade will 
determine not only whether we achieve our 2020 
targets but also the future of this economically crucial 
and politically sensitive sector. Government needs 
a more determined approach through policies, 
behaviours and technologies that establish long-term 
investor confidence and entrenching cross-party 
support for decarbonisation of all energy sources.

While there has been a welcome political 
emphasis on infrastructure’s contribution and 
transformative powers since 2010, not enough 
has been done to address the important issue of 
resilience or the constraints on the provision and 
maintenance of our infrastructure networks. This 
requires a focus on attracting investment to facilitate 
a shift towards a low carbon economy.

Reducing energy consumption
Energy supply is just one aspect of overall energy 
policy. In the UK, the biggest source of energy 
for both heating and electricity generation is from 
gas. If we are serious about cutting back on the 
amount of energy used for heating, there has to 

Energy policy 
In considering energy policies, there are three key 
elements. 
●	� Our EU obligations, particularly in relation to 

cutting carbon.
●	� The changing pattern of energy generation.
●	� The need to curb energy demand. 

UK energy policy, as set out in the Climate 
Change Act 2008 and subsequent regulations, 
has targets to reduce energy consumption by 20%, 
increase renewables to 15% and reduce Green 
House Gas (GHG) emissions by 34% - all by 2020. 
The UK has also set a further binding target of an 
80% reduction in GHG (i.e. mainly carbon dioxide 
emissions) by 2050. Moving to a low carbon 
economy has dominated UK energy policy for the 
past decade and will continue to do so for the next. 

Aspirations towards a low carbon future are set 
out in Construction 2025. As the Government 
report Infrastructure Carbon Review illustrates, 
reducing carbon is part and parcel of saving 
materials, reducing energy demand and delivering 
operational efficiencies. Reducing carbon in the 

be a vital role for demand reduction. The UK’s 
building stock is old in comparison with other 
countries and is noted for its poor insulation. 
This stock will not be replaced quickly so that 
90% of 2050’s building stock probably already 
exists. This means that retrofitting (i.e upgrading 
the insulation in existing buildings) is the only 
real option. The Government, therefore, needs 
to radically improve schemes such as the Green 
Deal. The framework for driving Green Deal 
improvements in the existing housing stock is not 
as strong as it needs to be. Without regulation 
and financial incentives in place, households and 
businesses will do little. Last year, the All Party 
Parliamentary Report Re-energising the Green 
Agenda noted that there was a large disconnect 
between the CO2 reduction plans and policy 
implementation. 

As 40% of the UK’s energy consumption 
and carbon emissions comes from the way 
our buildings are lit, heated and occupied 
even comparatively small changes in energy 
performance and in the way we use each 
building will have a significant effect in 
reducing total energy consumption. Accurate 
measurement is necessary for progress. 
Improvements to the assessment of energy 
use needs to be seen as a priority for the next 
government. Better information on building 
performance will be an important part of that. 
This is more than a question of building design 
intentions. Rather it is about how buildings 
perform in actual use. Programmes such as soft 
landings can assist in this respect. n

A report from David Higgins 
sets out proposals on 
how transport links can 
be improved in the north 
of England by building a 
new high speed rail link 
which could cut  the journey 
time between Leeds and 
Manchester from around 
55 to between 26 and 34 
minutes. This vision is 
being taken forward by 
the creation of a new body 
called Transport for the 
North made up of the main 
northern city regions. This 
body will work together 
with other authorities and 
stakeholders and allow the 
north to speak with one 
voice on the big decisions 

to benefit the region as a 
whole. The government, 
working with Transport 
for the North, will now 
produce a comprehensive 
transport strategy for the 
region. This will include 
options, costs and a 
delivery timetable for a HS3 
east west rail connection. 
Combining the strengths 
of the north’s great cities, 
could help transform the 
economy of the north of 
England and play a key role 
in delivering a “northern 
powerhouse” which might 
act as a counter-balance 
to the growing dominance 
of Greater London and the 
South –East. 

case study

New Northern rail 
system – more than 
just a railway

built environment makes good business sense in that 
it reduces costs, unlocks innovation, drives resource 
efficiency as well as contributing to climate change 
mitigation. As the UK also has a leadership position in 
many low carbon technologies there is export potential 
in this strategy as well. 

The transition to a low carbon economy is feasible 
but it will require political vision and cross-party support 
in order to deliver the long-term policy commitments 
and investment certainty required. Harnessing the 
full potential of the UK’s energy sector will create 
huge demand for materials and funding. This is a very 
positive thing as the employment opportunities and 
skills development needed will greatly enhance the 
national economy. 

Electricity generation
Electricity generation is a central part of any energy 
production strategy. Currently electricity is produced 
from a range of sources: gas, nuclear, coal and 
renewables. 

In the first quarter of 2014, the share of electricity 
generation from fossil fuels was still substantial. 
Bearing in mind the UK’s commitments to pursue 
a low carbon energy strategy the current electricity 
generating mix will change substantially over the 
coming decades. In particular, much of the coal fired 
capacity will be phased out and ageing nuclear plants 
replaced. 

Points to bear in mind in respect to the current 
energy mix are as follows.
●	� Renewable technologies will require continued 

Government commitment in order to be deployed at 
scale. 

●	� The need for energy security means that a mix of 
sources is necessary. 

●	� As renewable energy output varies with weather 
conditions, generation from conventional sources 
will always remain significant.

●	� With new nuclear stations some way off and coal 
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https://www.gov.uk/government/publications/infrastructure-carbon-review
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Central to the joint strategy outlined by the 
Government in the Construction 2025 document is 
an ambition to lower the initial costs of construction 
by 33% by 2025. This sounds “a tall order” but the 
industry is already achieving considerable savings 
by adopting new ways of working.

Building Information Modelling
For instance the new technique of Building 
Information Modelling (BIM) has been shown 
to achieve substantial savings  through a 
combination of:  
●	� greater collaboration among the various design 

professions at earlier stages in the construction 
process;

●	� the use of computer based 3D modelling to 
identify mistakes early and to allow for better co-
ordination;

●	� the development of standardised elements 
which can be quickly arranged to achieve an 
individual design; and

●	� a new communication structure involving 
designers, contractors and those who operate 
the building or infrastructure project.

The success of BIM in achieving major cost savings 
can be illustrated by the work done for the Ministry 
of Justice (MOJ). One project which illustrates this 
process is HM Young Offenders Institute Cookham 
Wood. 

For the Ministry of Justice, the BIM process 
has produced information for a library of standard 
components ( e.g. a standardised cell design)  and 
associated data which will be used on future MoJ 
projects.  The data and model outcomes will be 
used to  closely monitor how the systems within the 
building  are operating, and determine when  they 
need maintaining. 

The BIM project is now at a critical stage of 
development. In 2011 a four year programme of 
work was set up with the target of introducing BIM  
for government  funded projects by 2016.   Work is 
now underway to develop a classification system 
of data to facilitate data interchange and storage. 
BIM can only progress properly when this system is 
developed. 

To take the BIM project forward and achieve 
the savings  potential of this initiative, the next 
Government should:
●	� commit to further support the construction 

professions and contractors  in developing BIM  
further and;

●	� specifically focus on small and medium-sized 
enterprises for whom the adoption of BIM  is 
most difficult.  

Procurement
BIM is not the only way in which savings and 
efficiencies can be achieved. The whole system of 
how we go about the construction process from 
details of the design through to choosing the right 
contractor needs to be carefully thought through. 
Known as “procurement” this has been the source of 
much wastefulness in the past. If the co-ordination 
of a building project is carefully managed and 
the lessons learnt from similar projects applied, 
substantial savings can be achieved.  Look for 
instance at the building of the Archbishop Beck 
School in Liverpool. 

Good procurement practice is a vital tool in: 
●	� achieving best value for money;
●	� encouraging the participation of small and 

medium- sized firms and;
●	� promoting a balance between the client and supplier. 

Using money 
wisely

“�Construction 2025 
sets out an ambition to 
lower the initial costs of 
construction by 33%.”

case study

HM Young Offenders 
Institute Cookham Wood
The Cookham Wood 
Institute is a key 
prison for the South 
East of England. It was 
also the first public 
sector scheme to be 
executed using BIM.  
On this project, the 
Ministry of Justice 
targeted 20% savings 
and this was achieved, 
driving down the 
cost per square 
metre from £2,910 
to £2,332. These 

cost savings were a 
result of favourable 
market conditions, 
collaboration through 
the supply chain 
giving innovative 
construction solutions, 
and BIM facilitating 
early clarity on 
outcomes and fully 
co-ordinated design 
between disciplines, 
cutting down the need 
for late and costly 
changes.
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https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/210099/bis-13-955-construction-2025-industrial-strategy.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/34710/12-1327-building-information-modelling.pdf
http://www.thenbs.com/bimtoolkit/
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Enterprises (SMEs). Currently, qualifying criteria, 
such as turnover restrictions in pre-qualification 
processes and a prior track record in delivering 
projects are precursors to access to procurement 
frameworks, often to the detriment of SMEs and 
ultimately the client. 

Pre-qualification questionnaires, while a vital tool 
in any supplier assessment process, can often be 
a barrier for SMEs. Too often these documents are 
not well designed and are onerous to complete. 
One way to combat this would be to encourage 
public sector clients to use PAS 91 which 
provides a set of questions specifically geared to 
construction. 

While initiatives such as the Government’s 
Construction and Infrastructure Pipelines, which 
set out details of future Government construction 
needs are useful, these projects are often too 
large for many SMEs. A more  regionally based 
approach with information that is updated more 
frequently would be more useful. 

New procurement regulations
One of the aims of the new EU Procurement 
Directives introduced in April 2014 is to improve 
procurement practice for SMEs. Under this 
directive buyers are encouraged to break up 
contracts into smaller lots. The capping of 
turnover requirements for businesses is another 
aspect. Together with the encouragement 
of electronic tendering one effect may be 
that SMEs could save large sums on the 
bidding process costs according to European 
Commission estimates.  This directive has to 

Simply choosing the lowest 
bidder or the cheapest 
design is often a bad 
option. This is a complex 
issue with scope for 
improvement on all sides. 
Construction procurement 
was the focus of the All 
Party Parliamentary Group 
report A Better Deal for  
Public Building. One aspect 
highlighted in this document 
was that public sector 
clients are often poorly 
equipped to commission 
construction work. One of 
the recommendations of 
this report was that there 
should be a “Best Practice 
Procurement Advisory 

Group” to assist inexperienced public sector 
clients to define their objectives clearly and adopt 
appropriate procurement arrangements for the 
size and type of project.  

There are already examples of collaborative 
frameworks which pool information and resources. 
For instance the Midlands Highway Alliance is a 
self-funding organisation, consisting of 18 local 
authorities and the Highways Agency, which seeks 
to improve performance, make efficiency savings 
and share best practice in relation to highways 
maintenance and capital works through framework 
agreements which they claim saves members on 
average £4 million per year.

be implemented into law in 
the UK by 2016. The Public 
Contracts Regulations 2015, 
to implement this directive  
came into force on 26 
February 2015.

The impact of these new 
rules has the potential 
to be very important for  
construction which at all 
levels in both design and 
contracting, consist of large 
numbers of small firms.  While 
this may be a “step in the 
right direction” it remains to 
be seen what the  overall 
effects will be in practice. 
This is an area which CIC will 
closely monitor in the coming 
years.

National Procurement 
Framework?
While the focus on this area 
is welcome, bearing in mind that public sector 
construction contracts total more than £37bn per 
year,  there is still plenty of scope for improvement. 
Procurement is still costly and time consuming  
on both sides. For this reason,  influential voices  
in the industry are calling for the implementation  
of  a National Procurement Framework (NPF), 
similar to the National Planning Policy Framework 
which would provide clarity and confidence  
across the sector. n

Recent initiatives 
As a significant customer of the construction 
industry (e.g. as a key sponsor for 
infrastructure) the Government is in a position 
to use its leverage to push construction 
costs down. In recent years there has been a 
determined move towards encouraging  good 
practices. Three examples could be cited. 
●	� In January 2013, the Government launched the 

“Infrastructure Procurement Routemap: a guide 
to improving delivery capability”. This was a 
toolkit for developing a coherent approach to 
assessing and building large scale projects.

●	� One year later in January  2014 the Cabinet 
Office issued new guidance on construction 
procurement. 

●	� There have also been a series of trial projects 
testing out the three models set out in the 
current guidance: two stage open book; 
cost led procurement and; integrated project 
insurance.  The declared aim is that these 
models embody principles of early contractor 
involvement, collaboration and transparency, 
the same principles behind the adoption 
of Building Information Modelling, another 
important tool in the government strategy of 
cutting down costs.

These are laudable initiatives but do they go far 
enough?  

Procurement and SMEs
At present, one particular area of difficulty in 
procurement is the position of Small and Medium 

Much more innovative than 
the solar panel roof of this 
building is the programme of 
savings resulting from the way 
in which it was constructed. 
Liverpool City Council set 
out a goal of 20% savings 
against comparable prices in 
2009/10. They also set out a 
programme of engaging local 
businesses and maximising 
local employment and training 
opportunities. Drawing on the 
lessons learnt from building 
another local school and doing 
a wide variety of specific 
measures (such as saving 
£31,234 by installing the under-
floor heating in the ground floor 
slab to allow earlier installation 
and rationalisation of the 
heating system), the end result 
was a total saving of 26%. 

Building construction and fit-
out, represents a substantial 
investment in cost, materials 
and carbon. Effective design 
and construction practice can 
increase the return on this 
investment by: 
●	� avoiding the use of 

materials with short 
replacement cycles;

●	� choosing more durable 
products for long lived 
components;

●	� designing in flexibility 
to adapt to changing 
expectations; and

●	� increasing the end of life 
value by planning for the 
recovery of materials.

This office building in Solihull 
was designed so that separate 
tenants could occupy the 
space if the current tenant 
left. Dry construction methods 
were also used to enhance 
the amount of materials which 
could be recovered during 
deconstruction.   

case study

Archbishop 
Beck School

case study

Arup campus 
Solihull

Using Money Wisely Using Money Wisely
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http://cic.org.uk/admin/resources/appg-for-ebe-report-.pdf
http://www.mhaweb.org.uk/index/about_the_mha.htm
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https://www.gov.uk/transposing-eu-procurement-directives
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Construction relies on a work force with a wide range 
of skills: architects, technologists and engineers who 
design buildings and infrastructure; surveyors who 
carry out costings; and managers who oversee the 
building process and ensure the efficient running of 
a building when complete. 

Ensuring that the UK construction industry has a 
steady supply of labour with the necessary skills is 
one of the greatest threats to the future prosperity 
of the sector. 

Skills gaps and shortages 
The construction industry has long-suffered from 
the challenges posed by skills shortages and 
skills gaps. The cyclical boom and bust nature 
of construction means workloads and staffing 
requirements are heavily-dictated by the general 
condition of the economy. The recent downturn 
has had a devastating effect on construction, with 
some 400,000 job losses and one of the highest 
redundancy rates of any sector. The consequences 
of this are further exacerbated considering that 19% 
(equivalent to 406,000 people) of the construction 
workforce is set to retire in the next decade. 

As the recovery takes hold, the threat of skills 
shortages become apparent. The Construction 
Industry Training Board (CITB) estimates that more 
than 182,000 jobs will need to be filled by 2018. 
This is to replace workers lost during the recession 
and those set to retire, as well as meeting growing 
levels of output. If, however, these roles are to be 
filled, construction must look at its apparent image 
problem and the ways it engages and promotes 
itself with younger generations. This is evident when 
considering only around 10% of those employed in 
construction are aged between 19 and 24.

Promoting diversity 
The industry must also seek to actively promote 
diversity within its workforce. The industry is still 
disproportionately white, male and able-bodied; 
indeed, women represent around 11% of the 
construction workforce, and as little as 1% of the 
manual trades. With skills gaps looming, this is 
surely the perfect opportunity to start attracting 
and retaining talented professionals regardless of 
gender, age or ethnicity.

Improvements in the levels and quality of training 
must be made. The numbers taking on construction-
based apprenticeships and higher-level courses 

are falling. For example, there were only 14,000 
apprenticeship starts and 7,280 apprenticeship 
completions in 2013, a fall of 33% in two years. 
These levels are unacceptable if we want to build 
a sustainable workforce and more must be done 
to engage with young people and showcase the 
diverse career opportunities available in the sector.

A recent report from IPPR Remember the Young 
Ones – Improving Career Opportunities revealed a 
mismatch between the courses that young people 
take and the needs of local employers. This report 
declared that in 2011/12 according to the Local 
Government Association, 94,000 people received 
training in hair and beauty for just 18,000 new 
jobs while only 123,000 trained for the 275,000 
advertised jobs in the construction and engineering 
sector! 

Flexible skills for a changing industry 
The skills possessed by workers in the UK 
construction industry are essential for fuelling its 
development. There is promise for the industry to 
develop, as new digital methods of construction 
are being developed and implemented. Challenges 
will also arise in meeting and responding to tighter 
building regulations, sustainability targets and 
nuclear build projects. The changing nature of the 
industry will lead to an increase in the demand for 
workers with digital prowess, skills which the current 
workforce might not be equipped with. 

Unless we invest in these future skills 
domestically, employers will have to recruit from 
overseas to fill these gaps. This risks economic 
growth in the UK and will add to our unemployment 

Student members 
of the Chartered 
Institute of 
Architectural 
Technologists

The  
human factor

“�Ensuring that the UK 
construction industry 
has a steady supply 
of labour with the 
necessary skills is one 
of the greatest threats 
to the future prosperity 
of the sector.”

http://www.citb.co.uk/research/research-reports/
http://www.ippr.org/assets/media/publications/pdf/remember-young-ones_Aug2014.pdf
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pool. However, investment in future skills does not 
mean that conventional trade and technical roles 
will become obsolete. It remains vital for the industry 
to recruit and retrain skilled staff from across the 
professions.
The following are some suggestions to improve 
the situation in respect to training and skills: 
●	� a requirement that “community benefit” clauses 

should be used more widely. For instance in 
projects funded by s.106 arrangements, there 
would be a requirement that a certain number 
of locally based workers and apprentices are 
employed.

●	� There needs to be a nationwide outreach 
programme to encourage more younger workers 

Professional skills shortfall
There are particular difficulties in recruitment for 
the construction professions. While demand for 
graduates in the construction sector looks positive, 
some parts of the country are experiencing serious 
shortages in recruiting. This issue has been 
highlighted in a recent survey by the Institute of 
Engineering and Technology (IET). 

In an effort to combat the problem we need to: 
●	� be flexible in our migration policies so that 

skilled professionals from overseas can fill 
gaps in the UK;

●	� encourage students of all genders and 
backgrounds to take up training in the 
construction professions by promoting the 
industry in schools and colleges; and 

●	� adopt a flexible approach to encourage both 
flexible and part time working as well as 
increasing the availability of part-time training, to join the industry especially those from ethnic 

backgrounds and;
●	� there also has to be renewed partnership 

between education establishments and the 
wider construction industry to retrain existing 
workers and equip younger members of the 
industry with the skills they need. 

Training examples 
Large infrastructure projects can be used as 
“seed beds” for the skilled workforce of the future. 
For instance Thames Tideway, has an education 
programme which has responded to the issue 
of major skills gaps in the engineering and 
construction sectors among young people. To 
that end, it has invested in inspiring tomorrow’s 
engineers in science, technology, engineering 
and maths (STEM) subjects through classroom 
resources, practical activities, careers information 
and employability skills. Another example is the 
Crossrail project. 

Education is the key to equipping construction 
sector professionals with the skills they need. The 
professional bodies who comprise the membership 
of CIC recognise the need to work with universities 
and other education partners to provide the “hands-
on” practical experience that develops those in what 
is often a very physical industry. One interesting 
example of what is being done, illustrating how 
students can learn practical skills within a safe 
environment, is the Constructionarium.

thus maximising career and development 
opportunities for as many as possible. 

Established over 
ten years ago, the 
Constructionarium 
provides a “hands-
on” construction 
experience for 
students and 
professionals; 
where participants 
construct scaled 
down versions of 
bridges, buildings, 
dams and civil 
engineering projects 
from all around 
the world. The 
principle is to link 

academic institutes 
with industry and 
to ensure that the 
students are able to 
apply the knowledge 
they have gained in 
a practical, safe and 
relevant environment. 
Constructionarium 
is delivered as a 
6-day working field 
course at secure 
sites. The basic 
model consists of a 
triangle formed by an 
academic institution, 
a contractor and a 

consultant; working 
in partnership 
to deliver a new 
learning experience 
which combines 
the academic 
perspective with 
those of the design 
professional and 
practical site delivery.  
Delegates are 
assessed throughout 
their short course in 
respect of budgetary 
control, methodology 
and project 
management. 

case study

Crossrail Training Academy
The establishment 
of a Tunnelling 
and Underground 
Construction 
Academy (TUCA) is 
central to Crossrail’s 
delivery plans and its 
legacy to the industry. 
TUCA will not only 
ensure that Crossrail 
has the skills needed 
for the project itself 
but will be retained 
post-Crossrail as a 

specialist training 
centre for other 
tunnelling projects, 
thereby acting as 
a legacy to the 
UK construction 
industry. TUCA will 
offer training to at 
least 3,500 people 
in underground 
construction over 
the lifetime of the 
project. This facility 
is the only soft-

ground tunnelling 
training facility in 
Europe. It operates 
as  an independent, 
not-for-profit 
organisation and will 
become a long-term 
provider of tunnelling 
and underground 
construction skills 
to the construction 
industry not just in 
the UK but further 
afield.

case study

Constructionarium

The Human Factor The Human Factor
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Towards safety in construction 
and a healthy built environment 
Nowhere is skills development more 
important than in the realm of health 
and safety. Construction is a dangerous 
industry. The leading role of the 
construction professions in designing 
structures which are safe to construct, 
maintain and decommission can never 
be under-estimated. Organisations such 
as CIC, are mounting a concerted effort 
to create a framework in which the right 
blend of skills, knowledge, behaviour 
and experience can be developed 
within organisations and individuals 
in the health and safety realm. The 
development of this ‘competency-
based approach’ seeks to create an 
environment in which health and safety 
is paramount and an integral part of the 
design and construction processes.

There are many facets to the health and 
safety story. It is not just a matter of training, 
behaviour patterns and legal or corporate 
responsibilities; it is also a question of cost. 
Health and safety is good for business. 
Clients, designers and contractors who 
embrace health and safety find it brings 
improvements in productivity, project 
timescales and quality of work. Workplace 
accidents and ill-health result in losses 
in time, money, contracts, equipment, 
materials and reputations.

Adopting excellent standards in health 
and safety also reflects well in terms 
of corporate social responsibility for 
companies. Good consideration of health 
and safety should be viewed as part of 
consumer protection. Whilst construction 
health and safety statistics place Britain 
as one of the world leaders and our 
Construction Design and Management 
(CDM) processes are being exported 
across the globe, there is much work to 
do at the small and medium enterprise 
(SME) end of the market where 80% of 
accidents and ill-health occur. 

The Construction Industry Council 
believes that:

●	� Our industry must adopt a zero-
tolerance approach to accidents and 
ill-health on construction sites.

●	� Everyone who works in the 
construction industry must have 
sufficient skills, knowledge, training 
and ability to undertake their work in a 
safe and healthy manner and with due 
consideration for the safety and health 
of others.

●	� Designers have a duty to consider 
the safety and health of people 
who construct, maintain, use and 
deconstruct their structures.

●	� Health and safety on smaller 
construction sites is both a worker 
protection and a consumer protection 
issue. Standards of health and safety 
on smaller sites must be addressed 
as a priority.

●	� The anticipated skills shortage in the 
industry may lead to a drop in health 
and safety standards and must be 
addressed as a priority. Of particular 
concern is the need to ensure that 
migrant construction workers are fully 
aware of the risks and hazards on site 
irrespective of their nationality and 
language. 

●	� Clients must be encouraged to set 
suitable goals for health and safety on 
their projects and ensure that those 
they appoint are capable of delivering 
to meet those goals.

Improving construction health 
and safety
CIC and its constituent member 
organisations have been working closely 
with the Health and Safety Executive to 
improve standards within the industry. We 
are ensuring that the key issues of health 
and safety risk management are integral 
to professional education and industry 
training.

Everybody has the right to go to work, 
not have their health damaged by their 
job and come home safely. CIC and its 
members are working to ensure these 
goals remain at the core of our industry. n

The refurbishment of 
Manchester Library  reveals 
an innovative approach 
by the contractors Laing 
O’Rourke to using BIM  to 
enhance health and safety 
on site. They did this by 
using a  Building Information 
Modelling (BIM) system:
●	� as a site induction tool, 

providing clarity on safety 
requirements, safe access 
routes and areas out of 
bounds  from day one. 

●	� BIM virtual animations 
provided an efficient 
means to communicate 
visually with a multi-
ethnic workforce; and   

●	� creating “visual method 
statements” to enhance 
health and safety by 
breaking down operations 
into logical visual stages. 

The use of BIM in this context 
meant that the temporary 
works and demolition phases 

could be simulated prior 
to construction.  Crucial 
workflows could be planned 
in great detail.  

The BIM model will 
continue to be used as an 
intelligent tool for surveying 
and commissioning after 
the handover of the building. 
The result will be a vastly 
improved information flow 
in relation to both facilities 
management and energy 
performance monitoring.   

case study

Manchester 
Library: Using 
BIM to enhance 
Health and 
Safety

The Human Factor The Human Factor
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Achieving long-term value for money in  
publically procured buildings relies heavily on 
the quality of design. Buildings need to be built 
to last and meet the changing demands of the 
future. Poorly designed buildings have short life 
spans and are both financially and environmentally 
unsustainable. By being smarter about how we 
procure our buildings, and by putting design at 
the forefront of the process, we can save money, 
reduce the time for procurement and produce better 
designed, high quality buildings for those who are 
going to use them in the future. 

Best value
Any investment in building or infrastructure ought to 
be seeking to achieve the best value possible. This 
means designing a building that is of a good quality 
which takes into account the ‘whole life costs’ of the 
building, that is the costs of running and maintaining 
the building or piece of infrastructure as well as the 
costs of building it in the first place. Quality in the built 
environment is measurable and we must encourage 
the use of systems which measure quality such as 
the Building Research Establishment Environmental 
Assessment Method (BREEM), a methodology for 
measuring the sustainability of a construction project.

Good design 
Good design should be encouraged through the 
planning system and supported by tools such as 
design review (i.e. a system of peer review where 
professionals support the planning officers and the 
designers of the scheme). Developing a quality 
design, which matches the needs of building users, 
can be assisted by using  processes such as the 
Design Quality Indicator. This provides a method of 
evaluating and improving the design and construction 
of new buildings in addition to the refurbishment of 
existing structures. It helps clients to consider the 

functionality, build quality and the impact of a building 
as well as assisting them in understanding the trade-
offs between different options.

Benefits for occupants
Quality construction also has very definite benefits 
for occupants. While there has been a long-
recognised relationship between poor housing and 
poor health, until recently, it has not been possible 
to estimate the associated cost to society. Access to 
green space, high quality housing, active transport 
(involving walking and cycling) and clean air are all 
elements of a healthy built environment. Planning 
and creating this environment, creates long term 
savings in health budgets. A new BRE Trust study 
has found that 15% of households in London 
can be classified as living in ‘poor housing’. This 
report suggests that reducing the worst health and 
safety hazards in these properties could save the 
NHS around £56m per year in treatment costs for 
housing related problems, such as respiratory and 
cardiovascular disease and falls around the home. 

Large scale refurbishment of housing with the 
associated energy efficiency upgrading generates 
not only local jobs in construction but also savings 
in the NHS which are long term. In one instance 
in Derby a health impact assessment study was 
carried out to gauge the effect of renovation of 32 
dwellings by Derby City Council. It was shown that 
while the total cost of works on the project was 
£65,709, this work is estimated to have produced 
savings to the NHS of £23,191. As one of the issues 
tackled was excess cold, an issue particularly 
affecting our ageing population, savings can be 
expected over a period of 10-25 years. 

Similarly it has also been shown that adopting 
“green building” practice can have a positive 
benefit in relation to workplace productivity. The 
report, Health, Wellbeing & Productivity in Offices  

Quality counts

“�By putting design at 
the forefront of the 
process, we can save 
money, reduce the 
time for procurement 
and produce better 
designed, high quality 
buildings for those who 
are going to use them in 
the future.”

Gazeley’s 35,500m2 G.Park 
Blue Planet distribution 
centre in Chatterley Valley, 
Staffordshire UK is the first 
ever building to achieve 
a design-stage BREEAM 
Outstanding rating by 
scoring exemplary credits 
in four areas of BREEAM. 
It is projected to save up to 
£300,000 per year in reduced 
running costs as a result of 
the environmental features 
incorporated into its design 
- evidence that achieving a 
high BREEAM rating can help 
improve return on investment. 

case study

Gazeley’s G.Park
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http://www.bre.co.uk/news/New-research-reveals-the-cost-of-poor-housing-in-London-973.html
http://www.ukgbc.org/resources/publication/health-wellbeing-and-productivity-offices-next-chapter-green-building
http://www.bre.co.uk/page.jsp?id=3080
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from the UK Green Building Council finds that a 
range of building design features from air quality 
and “day lighting” , to views of nature and interior 
layout, can affect the health and job performance 
of office workers. With salaries and benefits 
typically responsible for 90% of an organisation’s 
expenditure, any higher construction or occupation 
costs are outweighed by even small improvements 
in staff performance.

Sustainability
The quality of our houses, schools, hospitals and 
transport systems measure our quality of life. This 
visible infrastructure is also backed up by a vast 
network of invisible services that we almost take 
for granted. Examples of these are the flood control 
defences and power stations all of which must be 
constantly renewed and maintained. 

Throughout the construction industry our thinking 
on good design and using materials and techniques 
beneficial to the overall environment is constantly 
evolving. This notion of “sustainability” using a 
joined-up approach to problems such as climate 
change can be employed to create liveable cities: 
cities where people can afford a home and enjoy a 
good quality of life, with a sustainable relationship 
with the built environment. 

In 2014 the Farrell Review promoted a rounded 
approach to designing for the future. It recognised 

the concept of ‘place’ as a critical way of viewing the 
built environment and the people who use it. PLACE 
(Planning, Landscape, Architecture, Conservation 
and Engineering) is a concept that lends itself to 
the skills sets needed to approach development in 
urban areas. The message is that as place-makers 
constructing growth, we need to be looking long-
term and working with the landscape.

New approach to water management 
One example of this is the recognition that a new 
approach to water management is called for; a 
fact highlighted by the flooding in early 2014. We 
need to build for our growing population, but these 
designs for growth need to incorporate solutions 
to environmental problems too. Systems such as 
Sustainable Drainage Systems (SuDS), are water-
sensitive urban design features which can play a 
crucial role for the future success of our cities.
Take for example the design of the Alcester Primary 
Care Centre in Warwickshire.

Such designs can improve quality of life and 
reduce the cost of public spending elsewhere. In 
April 2013, responsibility for public health moved 
from the NHS in England to local authorities. 
Increasingly, the construction sector is required to 
design places beneficial to people’s health and 
wellbeing. Green spaces have long been associated 
with health and relaxation, but as our cities become 

case study

DQI at the UCLH 
Proton Beam 
Therapy Centre 
 
Design Quality Indicator 
(DQI) was used at the  UCLH 
Proton Beam Therapy Beam 
Centre. DQI is a five stage 
facilitated process for: 
evaluating and improving the 
design; and also reducing 
the cost of new buildings or 
the refurbishment of existing 
ones. DQI involves not only 
the design and construction 
teams but all those who will 
use, finance and who are 
affected by a building. It will 
set and track design quality 
at all stages of development 
and incorporates the 
briefing stages as well as 
post occupancy feedback.  
The Department of Health 
actively supports the use of 
DQI and it is recommended 
as part of the Cabinet 
Office’s Common Minimum 
Standards for all publically 
procured projects.  

case study

Alcester Primary 
Care Centre
This innovative design 
created both an amenity 
for the patients using 
the centre as well as 
a “natural” way of 
controlling storm water 
and runoff. The benefits 
of this approach are as 
follows: 
●	� Wetland features 

manage runoff to 
ensure clean water 
enters the natural 
drainage system. 

●	� Water is treated 
biologically through 
the system. 

●	� There is a 
significantly lower 
cost of installation 
over a conventional 
piped or underground 
drainage system. 

●	� Biodiversity potential 
is greatly increased in 
this positive example 
of sustainable design.

Water Sensitive Urban Design
In a water sensitive design approach, 
rain water is treated as an opportunity 
rather than a ‘problem’.

1.	�Rain water is collected on  
the buidling rooftop.

2.	�Roof water is conveyed via downpipes.
3.	�Storm water is collected from hard and 

soft surfaces and controlled through 
landscape design.

4.	�Swales convey collected water.
5.	�Water is held, using flow control, in 

attentuation basins.
6.	�Water is encouraged to infiltrate into 

the natural ground where it recharges 
groundwater.

7.	� Plants allow evapotranspiration of water 
back into the air.

8.	�Controlled outfall into the surrounding 
drainage system.
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more densely populated, our landscapes need to 
become multifunctional. Green infrastructure can 
improve air, soil and water quality, overcome health 
inequalities, promote healthy lifestyles and function as 
community hubs.

Through interventions in landscape we can 
construct sustainable growth and create cost-effective 
improvements in health and wellbeing. As place-
makers, we have the tools to create cities where 
people will want to live and work not just now but for 
years to come. This is what liveability is about, and to 
achieve this we need to work with the landscape of 
the built environment and with the people who use it. 

Flooding 
In the years ahead, it is likely that there will potentially 
be an increase in both the instances of flooding and 
of drought as one of the effects of climate change is 
changing rainfall patterns. Already, the Environment 
Agency suggests that over 5.2 million existing homes 
in England are at risk from flooding from rivers, sea or 
surface water. This equates to 1 in 6 homes. There are 
also 1.1 million properties that are in areas at risk of 
flooding if a nearby reservoir were to fail.  

Across Europe flooding has traditionally been 
managed by large-scale engineering solutions 
whereby entire towns were protected by “hard” flood 
defences. Although such defences still have a role to 
play in creating resilient places, there is an increasing 
awareness of the need for a more comprehensive and 
adaptive flood management approach, embracing 
such things as management of water catchment 
areas, the reduction in the amount of hard surfacing in 
urban areas and good spatial planning with controls 
over where houses are built.

A more strategic approach to flood management 
combines flood defences with a holistic management 
of fluvial, coastal and surface water flood risk. This 

management can be achieved with active measures 
(physical defences), passive measures (planting of 
grass and trees to increase water infiltration to soil), 
emergency management measures (flood warnings 
and emergency management plans), and improved 
resilience to speed recovery after flood events occur. 
The diagram above from the Arup presentation 
given at the APPG Group for Excellence in the Built 
Environment inquiry “Making Space for Water” which 
investigated issues of flood mitigation and resilience 
illustrates some of these measures. 

Fragmentation of authority
A major problem in dealing with flooding is the 
fragmentation of authority which makes a co-
ordinated approach to the issue difficult. Flood 
management requires a multi organisational and 
multi-disciplinary approach. Yet it can be done. 
For example, the Metropolitan Glasgow Strategic 
Drainage Partnership (MGSDP) is a collaborative 
venture between local authorities, the Scottish 
Environment Protection Agency (SEPA), Scottish 
Water and Scottish Enterprise. The MGSDP is 
successfully modernising the drainage and sewerage 
network, reducing flooding and supporting urban 
development requirements while improving water 
quality and the environment at a number of locations 
in Glasgow.

In some cases, the best way to manage the 
problem may be to “surrender” land to the sea. One 
recent example of such an approach is the £28m 
scheme to control coastal flooding at Medmerry 
scheme in West Sussex. As well as building some 
new sea walls 7 kilometers long up to 2 kilometers 
inland, the Environment Agency let in sea water 
thereby reducing the risk of flooding for hundreds of 
homes. The surrendered land will become a wetland 
habitat for many species. n

case study

The Medmerry 
Managed  Realignment
Medmerry is the 
largest managed 
realignment of the 
open coast in Europe, 
on the stretch of 
coast that was 
most threatened by 
coastal flooding in 
South East England. 
The Environment 
Agency (EA) has built 
7km of new flood 
embankment on 
higher ground and has 
breached the existing 
defence, creating 
intertidal habitat.  
The Medmerry 
scheme had three key 
objectives:
●	� Sustainable flood 

risk management: 
it will provide a 
higher standard 
of protection to 
348 properties in 
Selsey, as well as 
key infrastructure 
such as the main 
road and waste 
water treatment 
works. 

●	� Creation of 
compensatory 
intertidal habitat: 
delivering 183ha 
of intertidal 
habitat, including 
mudflat, saltmarsh 
and transitional 
grassland. 

●	� Involvement 

of local 
communities: 
creating new 
access routes and 
viewpoints for 
walkers, cyclists 
and horse riders, 
and linking Selsey 
to Bracklesham.

The original 
flood defence 
was an artificially 
maintained shingle 
bank. This ‘hold the 
line’ option offered 
little opportunity 
for ecosystem 
functioning and 
services. The new 
Medmerry site is 

delivering 500ha of 
functional intertidal, 
freshwater and 
terrestrial habitats. 
The scheme has 
been designed to be 
resilient to sea level 
rise for at least 100 
years.

The Environment 
Agency has involved 
local residents 
throughout the 
development of the 
Medmerry scheme. 
It worked with local 
residents and interest 
groups to establish 
the Medmerry 
Stakeholder Advisory 
Group.
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Construction needs not only investment in housing, 
infrastructure and skills; it also needs a suitable 
administrative framework in which to flourish. At 
present there is a high degree of central control 
in the UK. Nowhere is the centralised nature of 
the current system more evident than in local 
government finance where the majority of the 
funding is via a grant from central government. 
With local authority finances under unprecedented 
pressure, administrative delays are occurring in 
development and renewal programmes which can 
kick-start economic recovery at a local and national 
level. Local government reform cannot be allowed to 
hamper economic development. 

Strategic planning is vital for economic growth 
but so too is the context in which this planning 
takes place. Urban regeneration, major transport 
development, the need to build new power 
generating facilities, and water management issues, 
not to mention the acute need for large scale new 
housing are all examples of construction activities 
that need to be discussed and agreed at a regional 
and sub-regional level. 

Current system
The centralised nature of the current system has 
been under challenge for some time. While the 
Regional Development Agencies were abolished by 
the coalition Government, “localism” has been one 
of the hottest topics over the last five years. As we 
are all aware, the flaw in this system is that the duty 
of local authorities to co-operate under the Localism 
Act does not mean a duty to agree.  The creation of 
Local Enterprise Partnerships (LEPs) and the five 
Combined Authorities set up as a consequence of 
the Local Democracy, Economic Development and 
Construction Act 2009 recognise the need for local 

input and co-operation.
While this indicates a direction of travel, fiscal 

and financial devolution for the city regions can be 
taken much further. For instance the City Growth 
Commission Report recommends the following. 
●	� Coordination of resources across “city-regions” 

which would then make strategic policy and 
finance decisions via place-based budgeting 
and investment strategy.

●	� That these areas should have greater 
flexibility over their spending and borrowing 
arrangements, including: multi-year finance 
settlements of between five and 10 years; 
retention of a proportion of the tax proceeds 
of growth; and freedom for the most devolved 
metropolitan areas to set and fully retain a suite 
of taxes.

Other recommendations within this report, such as 
the accelerated connectivity between metropolitan 
areas in the North, Midlands and other super “city 
regions” have been widely endorsed but this needs 
to be followed through. 

Stable funding
Real power has to be backed by stable funding. The 
pledge to allow fiscal devolution to Scotland gives 
added impetus to the call for London and the others 
within the  Core Cities Group (Birmingham, Bristol, 
Leeds, Liverpool, Manchester, Newcastle, Nottingham 
and Sheffield)  to be able to generate stable sources 
of funding from local property taxes. This would 
involve not just council tax but also other property 
taxes such as stamp duty land tax, business rates, 
and capital gains property development tax. Such a 
base would allow the development of the long-term 
projects which can drive the regions forward. 

“�Construction needs a 
suitable administrative 
framework in which 
to flourish. Urban 
regeneration and major 
transport development 
are all examples of 
construction activities 
that need to be 
discussed and agreed  
at a regional and  
sub-regional level.”

case study

Greater Manchester  
Combined Authority
The Greater Manchester 
Combined Authority 
(GMCA), covering ten 
metropolitan boroughs 
was established in 2011. 
In November 2014, the 
Government under the 
terms of the Greater 
Manchester Devolution 
Agreement, proposed 
additional powers for 
this body, including the 
establishment of a new 
directly elected mayor 
from 2017. From that 

date, the Government 
proposes that  the 
new mayor would have 
powers  and resources in 
relation to:
●	� a consolidated 

multi-year transport 
budget;   

●	� responsibility for 
franchised  bus 
services, railway 
stations and “smart 
ticketing” (e.g. 
an oyster card for 
Greater Manchester);

●	� greater control of 
the skills budget 
to achieve better 
alignment with the 
local economy; 

●	� a Housing Investment 
Fund of £300m over 
10 years;

●	� power to produce 
a statutory spatial 
strategy; and 

●	� the opportunity to 
plan the integration 
of health and social 
care. 

http://www.citygrowthcommission.com/
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Improving co-ordination
In the past five years there have been a number 
of initiatives to stimulate economic growth. All 
are primarily directed at urban development and 
therefore heavily impact on construction. These 
range from the release of publically owned land for 
development, the creation of new structures such 
as Local Enterprise Partnerships, through to a 
revitalised Enterprise Zones strategy and the City 
Deal programme. 

There are also a range of financial incentives. 
● �The Regional Growth Fund is a £3.2 bn 

centrally controlled fund operating across 
England which awards grants on a matched 
basis from the private sector. 

● �The UK Guarantees Scheme through which 
the Government acts as a financial guarantor 
is designed to kick start crucial infrastructure. 

● �Tax Increment Financing is a method of 
finance through which money can be raised 
on future business rates from an area to 
be invested into infrastructure and related 
development.  

While provision of investment opportunities 
for infrastructure projects is very welcome, the 
All Party Urban Development Group in their 
report Going for Growth put forward a good 
argument for improved co-ordination and 
evaluation across the range of initiatives. This 
report suggests that there should be an expert 
resource within central government to act as a 
point of contact with local authorities to connect 
them with the local strands of funding, policy 
making and implementation.

This report also advocates clarity in the role 
of LEPs in relation to other local structures. One 
particular point at issue is whether these bodies 
have a role to play in setting out the strategic 
priorities of the local area. As organisations 
representing partnerships between local authorities 
and local businesses, LEPs are progressing at 
different rates. While recognising that LEPs may not 
always be the most appropriate local structure to 
provide a framework for growth, the model however 
is in place and a new Government will need to 
address their long term future. n

Supporting 
Construction

case study

Swansea Bay  
Tidal Lagoon 
The proposed Swansea Bay 
Tidal Lagoon project is a 
highly innovative proposal 
which will involve different 
agencies and a range of 
benefits. If it goes ahead, 
it would be the world’s first 
energy-generating lagoon 
producing a predictable, 
secure flow of renewable 
energy four times a day for 
over 120,000 homes.  The 
project with an estimated 
cost of £850 million in 2014, 
also has equity funding from 
major British institutions 
such as the Prudential which 
will provide £100 million. 
Provided the Government 
gives the go-ahead and can 
provide a guaranteed price 
for the energy produced, 
multiple outcomes could 
flow from this scheme.   In 
addition to providing, 
power and  opportunities 
for recreation and sports 
activities, it will act as a 
learning centre for similar 
projects which although 
innovative, use proven 
technologies and methods. J

U
IC

E
 A

R
C

H
IT

E
C

T
S

http://www.bpf.org.uk/en/files/bpf_documents/regeneration/ID13827-001_Growth_Initiatives_Report_O



